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Symposium on Urban Redevelopment 


RBAN LAND has compiled from the records of the Taft Housing Committee the viewpoints on urban 


redevelopment expressed by widely representative interests. 


These excerpts, 


as sifted from the 


committee testimony and lined up against each other, give a closeup of their various attitudes and approaches 


to the issues involved in urban redevelopment. 
and social reform groups all want urban redevelopment. 


agrees, where it diverges. 


Government, labor, bankers, builders, producers, Realtors 
This symposium reveals where their thinking 
The Urban Land Institute is preparing a Technical Bulletin on Urban Redevelop- 


ment Enabling Acts which will be published soon. More than forty bills have been analyzed and certain 
broad principles will be suggested as a basis for future legislation. 


Government Says: 


National Housing Agency, John B. 
Blandford, Jr., administrator: “Urban 
redevelopment proposals, by reducing 
the high cost of blighted city land, 


M would enable private enterprise to 


build more housing within our cities. 
There is much to be said for a formula 
which would extend aid in the form of 
long-term, low interest bearing loans 
by the Federal government to the 
localities. It is estimated roughly that 
Federal loans amortized over 99 years 
at interest as low as 2 per cent, would 
without ultimate cost to the govern- 
ment achieve the equivalent of a two- 
thirds reduction in the annual finan- 
cial charges against land acquired and 
used for redevelopment. Practically 
the same result would be obtained 
through Federal guaranties of long- 
term obligations publicly sold by the 
localities. If these methods proved in- 
adequate to achieve sufficient reduc- 
tion in the cost of carrying charges on 
land to tackle the worst areas, some 
subsidy might be considered, either by 
a still lower interest rate or by a con- 
tribution. 

“Redevelopment of slums _ and 
blighted areas would benefit equally 
home owners, institutions holding in- 
vestments, and municipalities strug- 
gling to make their revenues equal 
their expenses. Estimates have been 
made that long-term, low interest rate 
loans for the acquisition, assembly and 
clearance of blighted areas might gen- 
erate development programs running 
up to tens of billions of dollars over a 
10-year period, mainly through the use 
of private capital but with public im- 
provements and developments as well.” 

Federal Public Housing Authority, 
Philip M. Klutznick, commissioner: 


“The method of financing through pri- 
vate capital and federal annual con- 
tributions would make possible an 
urban redevelopment program to re- 
claim the dying inner core of our cities 
and facilitate private enterprise in 
doing the big part of the housing job 
which is its responsibility after the 
war. Such a program would not tie 
slum clearance exclusively to public 
housing, but rather would clear slums 
to make these areas available for re- 
development through an_ honorable 
and effective partnership between pri- 
vate enterprise and public housing. 
An urban redevelopment program to 
clear slums and blighted areas should 
be accompanied by a public housing 
program for the families of low income 
who would be displaced and who can- 
not adequately be served by private 
enterprise .. ..” 


Labor Says: 


American Federation of Labor, Harry 
C. Bates, chairman of housing commit- 
tee: “Federal funds should be made 
available to local public agencies, pref- 
erably the local housing authorities to 
assist them in assembling the land in 
accordance with the local development 
plans. The FPHA should administer 
the program making use of the tech- 
niques and methods developed under 
the U. S. Housing Act. Legislation 
providing for this program should en- 
able the acquisition of any land needed 
in connection with a detailed and up- 
to-date master plan indicating land 
use; and plans for public improve- 
ments in transportation, parks and 
public utilities. Specific area land-use 
plans should include major street 
changes, density and rent limits, and 
rehousing policies. It is vital that con- 


trols to enforce standards be extended 
to outlying suburban areas to prevent 
growth of suburban slums at the ex- 
pense of downtown areas. 

“The land acquired and improved 
should be made available for develop- 
ment by private enterprise, for use by 
the local housing authority in con- 
structing low-rent projects, or for other 
public uses. Safeguards and control of 
land developed by private enterprise 
should be exercised and retained by a 
public agency in order to guarantee 
protection of the public’s interest in 
those developments. Most important 
of all is to require as a condition of fed- 
eral aid that the local government take 
the responsibility for assuring decent 
housing at rentals within their means 
for any families evicted because of 
land redevelopment.” 

Congress of Industrial Organizations, 
R. J. Thomas: “With slum populations 
rehoused -in more desirable communi- 
ties it will then be possible to acquire 
at their new use values these slum and 
blighted areas for redevelopment on a 
sound social and economic basis. Al- 
though Federal assistance in some 
form will be required, local communi- 
ties should be encouraged to set up 
local community development bodies 
which would have the power to ac- 
quire and develop land. How much 
assistance from the Federal govern- 
ment or what specific type of legisla- 
tion would be needed to stimulate this 
type of activity we are not in a posi- 
tion to state.” 


Capital Says: 


Mortgage Bankers Association of 
America, L. E. Mahan, president: “We 


(Continued on Page Three) 
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Plan-itorials .. . 


Living Memorials 


Among communities which have recently initiated. useful war memorials 
are Paducah Ky.; Muskegon County, Mich.; Edgerton, Wis., and Toledo, O. The 
memorials will take the form of municipal recreation centers, parks and audi- 
toriums. Other living war memorials that have been suggested are research 
projects, medical and hospital endowment, libraries, homes for crippled children 
and orphans, forest preserves and similar permanent contributions to the public 
good. 


This generation is beyond auestion more concerned with making its war 
memorials a part of the living future than with merely giving artistic expression 
to a common feeling of retrospective tribute to our fighting men. This conflict 
has been too devastating to extract, for perpetuation, only a passive recognition of 
heroism and sacrifice. 


Realtor Frank L. Warner, of Garden City, N. Y., has given perhaps the best 
expression of what should be the objectives, after this war, of memorials. This 
is the way he puts it: 


“To give the fullest and most effective expression of the appreciation, hopes 
and determination which we all feel, in a way which will have its most far- 
reaching and permanent beneficial effect on present and future generations, as 
we believe those who have made the supreme sacrifice would want us to do.” 


He suggests the creation of Memorial Buildings throughout the country with 
federal, state and community participation. The buildings would not only 
provide ordinary community center needs but would have activities and facilities 
for citizen participation and instruction in government, public service and indi- 
vidual development “as a means of protecting and perpetuating the ideals for 
which our young men and women have given their all.””. Mr. Warner would have 
permanent rotating committees to maintain and operate such community build- 
ings “which would carry on the ideals in a human manner, as well as the 
structures, which would be a material expression of the memorial spirit.” 


Little Gray Home in the Red 


Paul Stark, former president of the Urban Land Institute and the National 
Association of Real Estate Boards suggests, in an excerpt from an article on land 
improvement, that. we may have to drop the name “home” whenever we talk 


about the commodity of shelter. He offers some plausible psychology. 


“The word ‘Home’ is a lovely one but it may well be a burden to the manu- 
facturer of shelter,” Mr. Stark says. “It has too many connotations and in the 
public mind includes too much. Emotions and blood pressure boil up with the 
very pronunciation of the word. Jerry builders, hiding behind the sacred word, 
have gotten away with murder. Government has been able to load upon shelter 
burdens . . . which it could never load on ordinary products competitively made 
without bankrupting the manufacturer. 


“The home has come to mean wealth, so why not tax it? An owned home 
is for the relatively wealthy, so why not load it with land improvement costs? 
The poor or those not wealthy enough to carry the imposed burden, we are told, 
will be served with government subsidized housing. A home is a savings account, 
the safest investment, a guaranty of domestic felicity, an altar, the very founda- 
tion of our country’s greatness and the hope of our civilization, to say nothinz 
about its being practically the only source of income for our cities whose swelling 
budgets may be father to the thought ‘The higher the price, the greater the tax.’ 
The proud possessor of such a thing should not complain about a few dollars 
more of cost. 


“. .. May it not be best then to start all over and create a new conception in 
the minds of folks about this thing they live in . . . It could be that a change of 
name for our product would be at least a bit helpful in freeing the manufacturer 
of shelter of scme of the burdens he is now carrying. The manufacturer of shelter 
will never be able to compete fairly in the commodity market, produce sufficiently 
to meet the accumulated needs, or eliminate the threat of unneeded government 
housing unless and until the public sees the shelter unit as a competitively manu- 
factured product entitled to be free of irrelevant, unjust burdens and taxes to 
which other commodities are not subject.” 
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HAROLD LAUTNER JOINS 
ULI STAFF 


Harold W. Lautner, nationally known 
for his research in city planning, has 
been appointed Assistant to the Direc- 
tor of the Urban Land Institute. Mr. 
Lautner’s experience covers real estate 
management and development, impoz- 
tant government positions and_ uni- 
versity teaching. 

His real estate work was in Chicago. 
Subsequently he was with FWA and 
FPHA in site planning, technical and 
management divisions. He taught city 
planning at Harvard University, where 
he was awarded the degree of Master 
of City Planning. His research studies 
include “Subdivision Regulations, An 
Analysis of Land Subdivision Control 
Practices,” which is the standard text- 
book on the subject. Mr. Lautner is a 
member of the American Institute of 
Planners. 

The Institute feels that Mr. Lautner’s 
services will greatly strengthen the 
program it has undertaken for in- 
creased research this year. 


TRUSTEES WILL MEET 


A meeting of the Board of Trustees 
of the Urban Land Institute has been 
called by President Farr for Wednes- 
day, May 23 at the Stevens Hotel, Chi- 
cago. Some of the subjects to be dis- 
cussed are urban redevelopment legis- 
lation; a report on the findings of the 
Community Builders’ Council; and 
steps to be taken by the Institute to 
forward comprehensive city planning, 
improved subdivision regulations, and 
more active and representative plan- 
ning commissions. 
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Symposium 
(Continued from Page One) 


have reviewed elaborate postwar plans 
oi many metropolitan areas, both large 
and small, and there is a tremendous 
reserve of capital made available in 
municipalities throughout the country 
for urban rehabilitation. These pro- 
grams include the building of high- 
ways, public buildings, hospitals, parks 
and playgrounds, bridges, over-passes, 
airports, and in fact, all types of self 
sustaining public improvements. All 
of these have their direct bearing upon 
the housing program, first by eliminat- 
ing blighted areas, and second, by de- 
veloping entirely new residential dis- 
tricts. We believe that encouragement 
should be given to the filling-in of 
areas adjacent to large metropoli- 
tan centers, and even within the met- 
ropolitan centers themselves. In other 
words, the efficiency in operation of a 
municipality is a significant factor in 
all rehabilitation programs as it has a 
direct bearing upon police, fire, educa- 
tional and _ transportation ~sproblems 
within the areas themselves .. . 

“We believe, in the rehabilitation of 
urban areas, that a careful study should 
be made of ways and means of making 
the distribution of securities secured 
by real property, such as apartments, 
hotels, office buildings and the like, 
less costly to the borrower. The con- 
trols of the Securities and Exchange 
Commission are in the main estab- 
lished to protect the public on invest- 
ment in issues having nationwide dis- 
tribution, and are applicable, because 
of their cost, chiefly to issues in excess 
of one million dollars. There is a zone 
between the $100,000 issue and the 
$1,000,000 issue which should be en- 
couraged, and we believe that the 
proper controls for these issues should 
surround (a) appraisal methods; (b) 
proper building standards; (c) csti- 
mates of operating income and ex- 
penses based on experience; and (d) 
on some borrower of financial strength 
having an equity in the project. We 
would recommend that a committee be 
appointed to study the Securities and 
Exchange Act of 1934 to determine the 
changes that should be made in the Act 
in order to make it applicable to urban 
rehabilitation and at the same time to 
encourage proper controls over the dis- 
tribution of real estate securities so 
that the investing public may be pro- 
tected against the unscrupulous pro- 
moters.” 

National Savings and Loan League, 
Arthur G. Erdmann, president: “Rec- 
ommended, that Congress take what- 
ever steps are necessary and proper to 
encourage private enterprise and mu- 
nicipal authorities to make the most 
effective use of urban redevelopment 


programs wherever the public will be 
best served thereby.” 


Industry Says: 


National Association of Real Estate 
Boards, Herbert U. Nelson, executive 
vice president: “The need for urban 
redevelopment and the rehabilitation 
of blighted areas in our cities has been 
thoroughly discussed before your com- 
mittee and so I will not go into that. 
We accept the statements as to need. 
But I must emphasize that you cannot 
expect to get private enterprise into 
this field, and private initiative is the 
only thing that can do the job, unless 
building is made attractive. As I have 
tried to point out, you can’t expect the 
private construction industry to un- 
leash its full vigor in any building 
field unless and until its fetters are 
cut. May I suggest that the greatest 
contribution this committee possibly 
could make toward a sound and 
healthy building program in the post- 
war period would be to start the cut- 
ting process.” 

National Association of Home Build- 
ers, Joseph FE. Merrion, president: 
(Recommended as part of Association’s 
long-range housing program) “The re- 
building of the worn-out areas of our 
cities, conforming with a comprehens- 
ive city plan which will insure the 
most logical use of the redeveloped 
area, by the enactment of legislation 
to create redevelopment agencies with 
powers of eminent domain for the ac- 
quisition of land in blighted areas, the 
demolition of unsound structures, and 
the subsequent sale or lease for rede- 
velopment... . 

“There is no simple method of solv- 
ing this problem of clearing slums and 
decently housing the lowest income 
group. The answer lies in a healthy, 
expanding economy, an improved edu- 
cational system, a social consciousness 
in each community which will demand 
the enforcement of safety and sanita- 
tion codes and the provision of welfare 
activities which will gradually raise 
the level of the slum dwellers’ con- 
dition.” 

The Producers’ Council, Inc., Doug- 
las Whitlock, president: “It is impor- 
tant to recognize that urban rehabili- 
tation and the housing problem funda- 
mentally are related only in one 
sense ... to the extent that decadent 
urban areas which consist largely or 
wholly of slums or obsolete dwellings 
cannot be demolished until sufficient 
homes are available to rehouse the 
families now residing in such areas, so 
that rehabilitation programs must be 
coordinated with the construction of 
new dwellings in the community ... 
The important point is that the con- 
struction of new housing should pro- 
ceed independently of slum clearance 
or urban redevelopment programs.” 








Housing Reform Says: 


National Committee on Housing, Inc., 
Mrs. Samuel I. Rosenman, chairman: 
“The National Committee on Housing 
recognizes that one of the greatest ob- 
stacles in the path of executing rede- 
velopment plans is the fact that in 
many cases the cost of acquiring the 
land and existing improvements will 
exceed the value of the land for rede- 
velopment purposes after it is cleared, 
or the amount that would be received 
from the sale or lease of the land for 
such purposes .. . I cannot at the pres- 
ent time give you the definite recom- 
mendations of the National Committee 
on Housing in respect to the method of 
meeting this difference. We are mak- 
ing some cost studies which should be 
helpful in making our determina- 
tions... 

“Any Federal or State legislation to 
provide aid for the acquisition of de- 
teriorated areas should include definite 
provision for the adequate rehousing of 
displaced families. But the redevelop- 
ment of substandard urban areas must 
not be confused with a separate and 
distinct problem—the housing of fami- 
lies of low income. Many of the fami- 
lies who live in substandard areas have 
incomes which exceed the top limit 
set by local housing authorities. Many 
of the slums already cleared have sent 
families scurrying through their city in 
search of something adequate supplied 
by private enterprise. Any large re- 
development program carried out 
throughout this country would dis- 
place millions of families who should 
be served by private enterprise.” 


Public Housing Sponsors Say: 


National Public Housing Conference, 
Inc., William J. Guste: “Urban rede- 
velopment programs will require pub- 
lic action. We believe this public ac- 
tion toward urban redevelopment to be 
intimately related to housing action, 
and that whatever is done of this char- 
acter at the local level should be done 
through the local housing authority. 

“The NPHC respectfully recommends 
in carrying forward a large-scale slum 
redevelopment program, that it be done 
under the proven pattern and in the 
light of experience gained under the 
U. S. Housing Act ... that the FPHA 
be given the responsibility of adminis- 
tering such an Act. We recommend a 
formula of annual contributions to ab- 
sorb the markdown between acquisition 
costs of slum and blighted areas and 
their value in the new use to which they 
will be put .. . We believe that the capi- 
tal cost of this program will also be 
financed through normal private chan- 
nels.” 


Now in Print 


Local Planning Is Practical. James M. 
Langley, Chairman, Community Devel- 
opment Committee, The New England 
Council, Concord, New Hampshire, 16 
pages, illustrated. 


The case history of Concord, New 
Hampshire, a city with a population of 
27,000, has been used to prove the effec- 
tiveness of local planning. The dollar 
savings, which are a small part of the 
accomplishments, have been enough to 
show the practicability of planning. 
Concord’s Planning Board has been in 
operation six years. In that time the 
board has handled on an average more 
than 20 projects each year and the 
average annual cost of maintaining the 
Planning Board has been $4,209. 
Through its recommendations annual 
city maintenance costs have been re- 
duced by a measurable $11,412 and the 
cumulative saving in capital expendi- 
tures amounts to $432,115. 

The report concludes: “Local plan- 
ning helps communities to solve their 
own problems. The more communities 
can do so, the less the necessity for 
state and federal intervention. In try- 
ing to be self-sufficient locally, com- 
munities also achieve the highest de- 
gree of democratic assurance.” 


You and Your Neighborhood. A Primer 
by Oscar Stonorov and Louis I. Kahn 
published by Revere Copper and Brass, 
Inc., 230 Park Avenue, New York, 
New York. 


“You and Your Neighborhood” is an 
effective pamphlet striving to encour- 
age citizens’ participation in city plan- 
ning. Attractively illustrated, it is 
written particularly for the layman. 
The basic needs of a neighborhood are 
pointed out, followed by methods of 
organizing a Neighborhood Planning 
Council which can help bring about 
these accomplishments. 

Certain procedures are recom- 
mended that will be questioned by 
many. One is for the city to acquire 
commercial property and lease it on a 
99-year basis instead of selling it. 
Another is for the Planning Commis- 
sion to hire firms of architects to make 
redevelopment plans. There are very 


JOBS AND CITY GROWTH 

The Detroit City Plan Commission 
has recently completed a study of the 
economic activities of Detroit called 
“The Economic Base.” This and the 
New York Regional Plan Association’s 
“The Economic Status of the New York 
Metropolitan Region in 1944” represent 
a type of comprehensive study of em- 
ployment possibilities that may be ex- 
pected from planning commissions 
throughout the country. These reports 
contain vital information for all busi- 
ness interests. City growth is directly 


few firms of architects qualified by 
training or experience to handle such 
activities. In addition, most Planning 
Commissions are fully able to handle 
such plans themselves. 


Florida Communities, Their Problems, Their 
Future. Postwar Planning Bulletin No. 
2, Florida State Planning Board, Talla- 
hasee, Florida. 


The necessity for practical planning 
in every community is keynoted. The 
Planning Board has suggested proce- 
dures and prepared a simple outline of 
the types of information needed to 
analyze the community in preparation 
for post-war problems. 

“Planning and working out a com- 
munity development program is a 
serious undertaking. It will require 
time, effort, serious thinking, unsel- 
fishness. But it can pay big dividends 
in citizenship and in producing a better 
place in which to work and live. For 
the individual community it is more 
important than ever. With more and 
more communities seriously planning 
for their futures, the city or town 
which does not do so runs the risk of 
losing to its more progressive neighbors 
the fruits of industrial and social de- 
velopment.” 


A Million Homes A Year, Dorothy Rosen- 
man, Harcourt, Brace and Co., 383 
Madison Avenue, New York, 333 pages, 
charts. $3.50. 


In “A Million Homes A Year” ULI 
Trustee Dorothy Rosenman, Chairman 
of the National Committee on Housing, 
Inc., and wife of Judge Samuel I. 
Rosenman, advisor to the late Presi- 
dent Roosevelt, has touched on practi- 
cally all of the problems facing the 
housing industry and our legislatures 
in their attempt to improve housing for 
the low-income and no-income groups. 
Although there is no effort made to 
fully solve the problems, an amazing 
amount of research has been ably done 
by Mrs. Rosenman and the trends and 
difficulties fully indicated. 

It is an interesting contribution to 
the cause of “housing” and well worth 
careful reading. 


dependent upon the jobs available in 
any community. 

A technique has been developed 
which breaks down the economic back- 
ground of the city into certain com- 
ponents of “basic” and “non-basic” 
or “manufacturing” and “secondary” 
types of employment. Probable esti- 
mates of future employment in the De- 
troit area are based upon a careful 
analysis of future trends in each indus- 
try with consideration for the effects 
of the war, new economic activity, and 
regional developments like the St. 
Lawrence Seaway. 


NEW MONEY FOR CITIES 

New ways to raise money for cities 
for their expanding needs and to bring 
relief for overworked property taxes 
are suggested in a report prepared by 
a Special Citizens Committee on New 
Sources of Revenue for Madison, Wis. 
Prof. Harold M. Groves of the Uni- 
versity of Wisconsin heads the com- 
mittee. 

Among the recommendations are the 
following: 

Enlargement of the property tax 
base by consolidation of Madison with 
some or all of its suburbs; protection 
of the city by at least levying full 
charges on suburbs for extra-territorial 
services where this is practical; levy- 
ing of charges against tax-exempt 
property for services it receives from 
the city where possible. 

Levying charges for sewage dis- 
posal, which the committee estimates 
would save $200,000 and be no more 
inequitable than the general property 
tax; it would enable the city to charge 
state institutions for this service. 

Municipal operation of public utili- 
ties as a means of income to lighten 
the load on property taxpayers. 

Fairer apportionment of state taxes, 
such as the vehicular tax, between 
state and cities; return of the local por- 
tion of the state income tax to the © 
municipality in which the taxpayer 
earns the income rather than to the 
one in which he resides. 

Adoption of a municipal income tax 
which would afford an opportunity to — 


collect revenue from those who use © 


city services and reside in suburbs. 

Reorganization of the municipal gov- 
ernment for more economical operation 
and other recommendations to effect a 
‘pay-as-you-go” basis for future public 
improvements. 


LOCAL STIMULATION 

The Chicago Herald-American has 
announced a contest on “solutions 
showing relationship between the in- 
dustrial, commercial, transportation, 
housing, recreational, administrative, 
and educational areas of the city to 
create an integrated Overall Plan for 
the Metropolitan Area of Chicago.” 
Prizes are $10,000, $5,000, $2,000 and 
seven secondary prizes of $1,000 each 
and two of $500 each. The secondary 
prizes are for entries on specified re- 
lated subjects, such as neighborhood 
community problem and political and 
administration problem. Contest rules 
may.be obtained from “Better Chicago 
Contest”, Chicago Herald-American, 
326 W. Madison St., Chicago 6, Illinois. 


ARCHITECTURAL JUDGE 
Hugh Potter, past president of the 
Institute, has been invited to serve as 
a judge in General Motor’s architec- 
tural contest for store buildings, June 
16 to 19 in New York. 








